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PART 1:
INTRODUCTION

INTRODUCTION

Figure 1. Site plan illustrating the local neighborhood in Oneonta, NY containing the Oneonta
Theater (the building shown in orange by items 1, 2, 3) and the Foothills Performing Arts and Civic
Center (the building shown in blue by items 4, 5, 6, 7). The two facilities are only 1-1/2 blocks away
from each other along Chestnut Street.
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Apartment building and theater entrance for the Oneonta Theater.
Oneonta Theater main audience chamber.
Oneonta Theater main stagehouse and flytower.
Entrance lobby and atrium of the Foothills Performing Arts and Civic Center.
Audience chamber of the Bettiol Theater at Foothills.
Stage of the Bettiol Theater.
Foothills stage support, offices, administration.

The community of Oneonta has the extraordinary
asset of three performance venues within the
same community. The two theatrical spaces that
make up the existing Oneonta Theater and the
large assembly space at the Foothills Performing
Arts Center are substantial facilities for a
community of this size. From an architectural view
point (not considering demographics, financial
and market assessment), the Oneonta Theater
and the Foothills Performing Arts Center have the
opportunity to make complimentary uses of the
two facilities. The Oneonta is an architectural
delight in the heart of downtown and a building
listed on the National Register of Historic Places.
If the smaller theater that was carved out of the
two balconies is removed to restore the glory
of the original theater, it would function and
become the premier performing arts, cultural and
gathering facility in the Catskill Mountains. The
current Foothills facility could be transformed
into a flexible Civic Center with a large, flat-floor
exhibition space to be converted from the current
fixed seating and stage area. The opportunity for
these two facilities, only 1-1/2 blocks away from
each other, to function together and program
events in both locations would offer new event
opportunities and economic development
opportunities that are not offered anywhere in the
region. The increased flexibility of the Foothills
would increase its annual uses and provide a way
to maintain these two cultural Oneonta icons.
The Oneonta Theater is the type of community
asset that communities crave. We have seen
time and time again where the restoration of
a historic theater can completely change the
energy, excitement, and new development in a
downtown community. The active use of a theater
of this caliber can spur new businesses, events,
and restaurants being part of downtown. Tied
together with the use of a renovated Foothills into
a more flexible conference and civic center would
even further spur development and active use of
these two facilities.
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PART 2:

EXISTING CONDITIONS:
THEATER BUILDING

ARCHITECTURAL CONFIGURATION
The overall Oneonta Theater complex really
consists of three buildings.
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right to left: (4)apartment building and main lobby entry into the
theater; (1) audience chamber of the Main Theater; (3) stage and
flytower of the Main Theater; (5) are dressing rooms and stage support.

ET

Figure 2. First floor plan of the existing Oneonta Theater. From

As can be seen in figure 2, the complex consists
of a three-story apartment building which faces
Chestnut street (figure 2, area 4). It is this threestory building that also contains the main lobby for
the theater.
Behind the apartment building is a taller building
volume that contains the audience chamber for
the main theater and upper theater (figure 2, area
1). Where the apartment building is approximately
36 feet to 40 feet tall, the audience chamber
portion of the building is taller at approximately 55
feet to 60 feet tall.
The third building of the complex contains the
stage and flytower of the main theater (figure 2,
area 3). The flytower of the main theater is the
tallest of the three portions of the complex at
approximately 75 feet to 80 feet tall.

Figure 3. First Balcony Floor Plan. (First floor level of the Upper

Theater). This area was created out of the original first balcony of the
Main Theater and contains a small stage area at the front of the room.

Running below the three buildings is a basement
level (see figure 5, areas 3D, 3E, and 1B) which
connects the basement of the apartment building
to the plenum area below the orchestra level
seating of the main theater, to the below-stage
trap room area and orchestra pit of the main
theater stage. It is within these basement level
areas that existing, now defunct, mechanical
equipment resides. Much of this area is currently
used for storage.

Figure 4. Second Balcony Floor Plan. (Second floor level of the Upper

Theater). This area was created out of the original second balcony of the
Main Theater and provides additional audience seating for the Upper
Theater.

Looking at figure 5 one can see the division
between area 1 which is the main theater and
area 2 which is a separate upper theater. Midway
through the Oneonta Theater’s lifespan this upper
theater (area 2) was created out of the original
upper two balconies.
CHESTNUT
STREET

Figure 5. Section A-A. Building Section illustrating the current configuration of the Oneonta Theater. With

apartment building and lobby entry off of Chestnut Street (Area 4); Audience chambers of the Main and Upper
Theaters (Areas 1 and 2 respectively); and the stage of the Main Theater (Area 3).

LEGEND FOR FIGURES 2-5:
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Main Theater Audience Chamber.
Heavy Wood Timber Roof Truss Structure.
Basement Plenum Space Below Theater.
Control Room For Main Theater.
Upper Theater Audience Chamber.
Heavy Wood Timber Roof Truss Structure.
Stagehouse Of Main Theater.

3A
3B
3C
3D
3E
4
5

Stagehouse Gridiron.
Stagehouse Fly + Loading Galleries.
Stagehouse Lock Rail.
Below-Stage Trap Room.
Orchestra Pit.
Apartment Building.
Stage Support & Dressing Rooms.

Running above the ceilings of the main theater
and upper theater (figure 5, areas 1A and 2A) run
very large wood roof trusses which provide the
structure for this building’s large gable roof.
Located high within the flytower (figure 5, area
3) is an existing gridiron level and its associated
galleries (figure 5, areas 3A and 3B). It is the
gridiron and the galleries that would allow the
flytower’s theatrical rigging systems to function.
The existing rigging system (based on sand bag
counterweights) would need to be assessed for
adequacy in its future use.
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EXTERIORS AND FACADES

Figure 7. Exterior view of the
stagehouse facades.
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The facades of the theater building (see Figures 6)
are comprised of load-bearing brick construction—
walls constructed out of multiple brick wythes. It
is assumed at the time of this assessment that the
typical span of the theater’s exterior walls is made
up of a three-wythe thickness of brick. Typical of
construction of this time, the span of the theater’s
exterior walls is likely periodically reinforced along
its length with vertical steel columns. These steel
columns would be wrapped with additional brick
construction, creating pilasters of up to a five-wythe
thickness of brick at reinforcement locations. The
facades were not reviewed for structural integrity but
were discussed during the walk-through as having
some areas of water infiltration that would need to
be repaired. A full examination of the facades would
Figure 6. Exterior view of the building: stage at left, audience chamber at center, apartment building need to be conducted to determine the exact areas
and entry lobby at right.
of water infiltration and the measures needed for
repair.

Figure 8. An aerial image of the Oneonta Theater complex showing
the roof areas for various parts of the building. From Left to
Right: (1) Is the stage and flytower; (2) is the audience chamber
of the main theater; (3) is the apartment building that fronts onto
Chestnut Street.

The roof areas of the theater building were not
directly observed during the walk-through; however,
several observations can be made. There are three
separate roof areas for the complex (Figure 8) and
each would need to be examined more carefully
for areas of damage and water infiltration. The
Flytower roof (Figure 8, Area 1) also contains smoke
vents that can ventilate the stage area in the event
of fire–these would need to be observed more
carefully. The audience chamber roof (Figure 8, Area
2) also contains three rooftop vents that appear to
have been used at one time to help ventilate the
attic space above the theater ceiling. These would
need to be specifically reviewed for water tightness
or any areas of infiltration. The apartment building
roof (Figure 8, Area 3) is a flat roof with internal roof
drains and roof drainage piping that runs through
the building. The roof and drains would need to
be examined to determine that the roof pitches
correctly towards its roof drains, that its roof drains
are unclogged and function correctly, and that there
are no plumbing leaks as the drainage piping leading
from the roof continues down through the building.

INTERIORS
The main entry lobby is a long and narrow space on
the first floor of the building that is located between
first floor retail tenants to either side of it. Upon
entry into this space one can see that there are
existing original architectural details that still remain
in good condition–wood paneling on the perimeter
walls and decorative, embossed ceiling panels.
(Figures 9 and 10).
Figure 9. A view once inside the Figure 10. A view further into
main entry doors of the main
the main lobby looking back
lobby area and ornamental
towards the main entry doors.
ceiling.

Figure 11. At the rear of the
main lobby there is an existing
concessions and bar area that is
in working order.

Towards the rear of the lobby space, prior to arriving
at the entry doors into the main theater there is an
existing concessions and bar area that appears to be
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in good working order. This area has been utilized
while the theater has been under private ownership
to provide refreshments to audiences up to recent
years. (Figure 11).

Figure 12. View from stage into the audience within the main theater, looking towards the partition
wall that divides the main theater from the upper theater. The open floor area in the foreground of
the image allows for standing room closest to stage.

Figure 13. View of the decorative plaster work
on the ceiling of the main theater.

Figure 14. View towards stage in the main
theater. Decorative valance installed within
proscenium opening.

Figure 15. View from stage into the audience within the upper theater. The upper-most balcony
within the upper theater is used as lighting positions for its stage.

Figure 16. View towards stage within the upper theater, still
containing remnants of equipment used during a concert. The
large blank wall behind stage also allows for a screen to be
installed for film viewing.

Proceeding through the lobby and entering into the
audience chamber of the main theater one is first
struck by the existing plaster ornamentation that
adorns the perimeter walls. (Figure 12). The bulk of
existing plaster work is in fair condition, particularly
at the perimeter walls. At the time of the walkthrough it was observed that approximately onethird of the existing plaster is in disrepair and would
require restoration work–some at the perimeter
walls, some on the upper ceiling. (See Figure 13). The
damage to the existing plaster appears to be caused
by two potential factors: (1) water damage caused by
seepage through the existing perimeter brick walls or
the roof and (2) damage caused by lack of consistent
temperature and humidity levels within the theater.
The existing perimeter wall construction would
need to be examined more closely to determine the
areas of water infiltration, repaired in these areas,
and sufficiently waterproofed prior to any plaster
restoration work. It would need to be determined—
based on the theater’s future use—what the desired
level of plaster restoration would be.
The existing audience seating within the theater has
been removed from stage back to the mid-point of
the auditorium. This has allowed in recent years a
standing-room-only zone close to stage for concerts
and other similar events. (See foreground of Figure
12).
The low overhang of the first balcony has been
extended closer to stage than would have been
original to the building and a large black partition
wall divides the main theater from the upper theater
at this location. This partition wall is very prominent
within the audience chamber of the main theater and
would appear to further disconnect the seats at the
rear of the main theater from the activity occurring at
the front of the room towards stage.
In visiting the upper theater located above audience
chamber of the main theater one can visibly see the
remains of how the first and second balconies were
once originally open and connected to the audience
chamber of the main theater down below. (Figures
15 and 16). By partitioning off the first and second
balconies of what was once a larger 1,100-seat main
theater this roughly 376-seat upper theater was
created. The upper theater consists of a first level
which has fixed audience seating (this area used to
be the first balcony) and a second level that currently
contains bench seating (this area used to be the
second balcony). A small stage area is accommodated
within the upper theater that has in recent years
been used for a variety of uses including concerts and
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STRUCTURAL SYSTEMS
Foundations. The footings of the building were
not directly observed during this assessment. They
are assumed to be—based on similar construction
of the time—concrete spread footings and wall
footings on which the perimeter load-bearing brick
walls and brick-constructed column piers bear.
Based on determining the theater’s future use, the
foundation systems of the building would need to
be examined further by a Structural Engineer to
determine if there are areas at which the existing
foundations would need to be reinforced.

4
3
2
1
Figure 17. View from below the orchestra level raked floor of the main theater. (Photo taken within
zone shown in Figure 5, Area 1B). From bottom of the image to the top: (1) a brick pier bears down
onto footing below, (2) sloped primary steel beams bear on top of the brick pier, (3) spanning the
opposite (perpendicular) direction are heavy wood timber secondary floor beams, (4) wood plank
flooring spans over top of the heavy wood timber secondary beams and a concrete floor slab is
installed over top of the wood plank subfloor system.

1
3
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Figure 18. View of heavy wood timber roof truss structure and its various components: Piece (1):
top and bottom chords of truss, measuring roughly 14”x14” in cross section; Piece (2) web members
of truss, of matching cross section to the chords; Piece (3): vertical steel rods connecting the top
and bottom chords as reinforcement within the overall truss structure.

Orchestra Level Raked Floor. (See Figure 17
at right). The orchestra level floor is framed
out of steel primary beams with heavy wood
timber secondary beams framing in the opposite
(perpendicular) direction. Wood plank flooring
spans over the top of the heavy wood timber
secondary floor beams. A concrete floor slab
appears to be installed over the top of the wood
plank subfloor system. The floor system would
need to be examined further by a Structural
Engineer to determine its true condition and
structural load carrying capacity. Based on
determining the theater’s future use, the extent of
fireproofing needed at existing structural members
would need to be determined.
Framing of Balcony floors. A similar structural
system is used at each of the two balconies as is
used within the orchestra floor: primary structure
continues to be steel, secondary structure running
in the opposite (perpendicular) direction is heavy
wood timber, and the floor slabs are a composite
of wood plank subfloor with concrete topping. The
balcony floor systems would need to be examined
further by a Structural Engineer to determine
their true condition and structural load carrying
capacity. Based on determining the theater’s
future use, the extent of fireproofing needed at
existing structural members would need to be
determined.
Roof of Audience Chamber. A gable roof covers
the entirety of the existing audience chamber.
The gable is formed out of heavy wood timber
trusses that span the short direction of the
audience chamber dimension. See Figure 5, areas
1A and 2A. See Figure 18 at left. The trusses are
comprised of heavy wood timber top and bottom
chords (Figure 18, item 1) and heavy wood timber
web members of a matching thickness (Figure
18, item 2). The web members are periodically
reinforced by steel rods which run from top chord
to bottom chord (Figure 18, item 3). The trusses
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Figure 19. View of the underside of the stage floor. In the foreground (Item 1) is the steel-framed,
concrete encased floor structure which occurs within the stage wings and the stage-left and stageright sides of the stage where rigging systems impose greater structural loads on the floor. Within
the center portion of stage (Item 2) the floor is framed out of steel primary and wood secondary
structure to allow for trap openings that are positioned at center stage.

Figure 20. View of temporary wood-framed infill platforming within the orchestra pit. The infill
platforming provides an extension of the stage above an allows an apron area for performers on
stage closer to the audience, downstage of the proscenium.

vary in height from approximately 2’-0” at the
perimeter walls (where the top chord meets the
bottom chord) to approximately 12’-0” in height
at their peaks. The roof trusses would need to
be examined further by a Structural Engineer to
determine their true condition and structural
load carrying capacity. Based on determining the
theater’s future use, the extent of fireproofing
needed at existing structural members would need
to be determined.
Stage Floor. See Figure 19 at left. At the stageleft and stage-right sides of stage the floor is
framed out of steel beams with a concrete slab.
These steel beams are encased in concrete.
(See Figure 19, Area 1). The central area of the
stage floor appears to have been installed with
trap openings at some point during its history. It
therefore is framed with wood plank flooring that
spans directly over top of the heavy wood timber
and steel below. There is no concrete floor slab
in this area. (See Figure 19, Area 2). Within the
stage wing areas at stage left and stage right there
appears to be greater load carrying capacity as
these areas are topped with a concrete floor slab,
particularly within the rigging equipment zone at
the stage left lock rail–its steel beams encased in
concrete. There is no existing fireproofing of the
center stage floor structural framing. The stage
floor would need to be examined further by a
Structural Engineer to determine its true condition
and load carrying capacity. Based on determining
the theater’s future use, the extent of fireproofing
needed at existing structural members would need
to be determined.
Stagehouse Roof, Gridiron, Loading Gallery, and
Rigging. The upper region of the stagehouse
was not directly observed during the time of the
walk-through. The existing structural framing of
the stagehouse roof, the gridiron level, loading
gallery and fly gallery zones would need to be
examined more closely by a Structural Engineer to
determine their true condition and structural load
carrying capacity. The lock rail zone down at stage
floor level was observed. The existing lock rail is
wood framed and utilizes wood belaying pins.
Tying off to the existing wood lock rail is a rigging
counterweight system comprised of sandbags
on rope. The existing counterweight system and
its associated wood structure would need to be
upgraded to one that is steel framed, with steel
counterweights, and steel wire lifting lines for
greater capacity and demand that is typically
imposed on contemporary rigging systems.
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ACCESSIBILITY

Figure 21. View within stairway of existing
dressing room area of the Oneonta Theater (also
see Figure 2, Area 5). Existing stair is likely too
narrow to meet ADA. The existing stair handrails
would need to be replaced and run both sides of
the stair to meet accessibility guidelines.

Figure 22. View of an existing egress doorway.
Existing door widths would need be verified
for meeting code compliant widths and ADA
guidelines for accessible door openings.
Clearance around ADA-accessible doors would
need to be established and maintained.

Given that the Oneonta Theater building dates back
to the 1800s there are inherently areas of the building
that do not meet current ADA accessibility guidelines.
Further study would be required to outline the exact
measures to make the facility ADA-compliant. Some
areas of accessibility deficiency were noted during
the walk-through that would need to be addressed.
Within the audience chambers of both the Main
Theater and Upper Theater access to ADA seating
would need to be provided. Means for wheelchairbound patrons to access the Upper Theater would
need to be studied. Within the orchestra level of the
Main Theater, the slope of the floor would need to
be gradual enough to allow for ADA audience seating
within designated areas. The stage support, dressing
rooms, and dressing room restrooms would require
some alteration to ensure ADA-required clearances
and accessibility requirements are met. Some of the
existing, narrow backstage stairways, handrails, and
doors would require alteration to ensure they meet
ADA code. (See Figures 21 and 22 at left). Further
study would also determine if and at what locations in
the building any ADA-compliant wheelchair lifts would
be needed.

MECHANICAL SYSTEMS

Figure 23. View of existing HVAC air-handling equipment, ductwork, and piping that is no longer
functioning. This and other adjacent equipment would require removal and installation of new
equipment verified to handle the sizes and requirements of these spaces.

The basement areas of the theater building were
observed during the walk-through. Existing air
handling equipment is located underneath the
orchestra level seating area; however, it is not
functional. (See Figure 23 at left). In effect, there
are no functioning existing systems that control
the heating, cooling, or humidity levels within the
existing theater building. All existing, non-functioning
equipment would need to be removed to allow room
for installation of new air handling devices, routing
of ductwork, and installation of piping. It would
need to be examined further—based on determining
the future use of the theater—to what extent the
stagehouse area of the theater would be conditioned.

ELECTRICAL SYSTEMS

Figure 24. Existing electrical panels on stage at the Oneonta Theater. Even with recent upgrades,
existing electrical service would likely be insufficient for future, more extensive theatrical use.

Electrical systems of the Oneonta Theater complex
would need evaluation that there is sufficient
capacity being brought into the building for all of its
various uses. During the walk-through it was noted
that additional electrical service was brought into
the building recently within the last five years (Figure
24). The existing electrical service to the building
(even with its recent upgrade) is likely insufficient
to accommodate future uses that might include
specialty systems of theatrical lighting, audio/video
systems, and more. Once the building’s future uses
are better defined the electrical systems would
need further evaluation by an Electrical Engineer to
determine whether there is sufficient overall capacity.
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PLUMBING SYSTEMS

Figure 25. Existing plumbing piping
in the building’s basement–feeding
elsewhere in the building.

Figure 26. Much of the Oneonta Theater’s existing plumbing

piping routing is the culmination of plumbing adjustments that
have happened over the years. Piping runs would need to be
assessed and potentially reworked in a simplified manner.

Existing plumbing systems were not evaluated
extensively, other than visual observation in areas
being surveyed. The condition of existing plumbing
piping, valves, and other infrastructure distributing
plumbing throughout the building would need to be
evaluated. Existing plumbing fixtures would need
replacement, particularly in areas of the building
where these fixtures have not been used recently.
Dressing Rooms and public restroom areas would
need to be evaluated for overall plumbing fixture
quantity to ensure these quantities meet the demand
of the theater’s audience capacity. Insulated piping
would need to be evaluated for any hazardous
materials containing asbestos insulation.

FIRE PROTECTION AND LIFE SAFETY SYSTEMS

Figure 27. Photograph of existing sprinkler
head. Sprinkler heads have been replaced
within the past five years throughout the
existing sprinkler piping throughout the
building.

Figure 28. Photograph of additional existing
sprinkler piping runs within the basement of the
theater building.

Throughout the walk-through of the theater building
existing sprinkler systems were observed within the
stage, below stage areas, and dressing rooms. (Figure
27 and 28). Sprinkler piping was not observed within
the audience chambers of the Oneonta Theater’s Main
Theater and Upper Theater—the presence or lack
of existing sprinklers within the audience chambers
would need to be confirmed. Overall, however, the
capacity and type of existing sprinkler system would
need to be evaluated by a Fire Protection Engineer.
The sprinkler system would also need to be tied into
a future fire alarm system. No existing fire alarm or
smoke detection system was observed during the
walk-through. The existing theater building would
need to be examined—based on determining its
future use—for the type and extents of new fire alarm
system that would be required. This could potentially
require a new fire alarm command center within the
front entrance lobby and new fire alarm and smoke
detector devices throughout the facility.

DRESSING ROOMS AND STAGE SUPPORT
The existing dressing room areas are in poor
condition and would need upgrade of their
interior finishes, plumbing fixtures at changing
room sinks and toilets, evaluation of whether
any shower areas would be needed, new vanity
and overhead lighting, furniture, counters,
and shelving. Rolling costume racks could be
introduced and located within the dressing rooms
if these were needed for stage productions more
heavily focused on costume use.

Figure 29. Two existing dressing rooms. The dressing rooms would need to be made ADA-compliant
as well as upgraded for plumbing, lighting, finishes, furniture, and dressing counter tops.
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AUDIENCE SEATING
In the Oneonta Theater the audience seating
was originally configured to accommodate fixed
seating. In recent years the fixed seating closest
to stage in the Main Theater has been removed to
allow for a standing-room-only zone—a popular
feature for rock concerts and other larger audience
capacity shows.
Figure 30. The Oneonta Theater’s Main Theater floor plan
illustrating capacity of audience seating within zones as shown in
blue. These capacities indicate all audience members are seated
within fixed seats as would have been configured within the
original building. Allowing for a 673-seat capacity.

For the purposes of reviewing seating capacity
of the existing theater both scenarios—seated
and standing—will be looked at. Due to the
length of the Oneonta Theater’s audience
chamber the seating layout consists of two main
egress aisles with an egress cross aisle located
towards stage, just beyond the midpoint of the
audience chamber. This layout created six areas
of fixed seating within this floor level which can
accommodate a total of 673 seats. (Figure 30).
In the standing-room-only zone the fixed seats
have been removed between this cross aisle
and the stage. Standing room allows for greater
capacity of audience members—in this area which
would typically accommodate 278 fixed seats
roughly 322 standing audience members could
be accommodated. If standing room were used in
combination with the fixed seats this would bring
the total audience capacity up to 717 seats. (Figure
31).

Figure 31. The Oneonta Theater’s Main Theater floor plan
illustrating capacity of audience seating. The area closest to
stage (shown in orange) has been in recent years reconfigured
to remove all fixed seating and provide standing room only—a
capacity of 322 standing audience members, bringing the overall
capacity to 717 audience members.

In the Upper Theater at Oneonta both floor levels
hold a similar audience capacity of 188 fixed seats
(as these were originally the first and second
balconies of the Main Theater). In total this gives
the Upper Theater a 376 seat capacity. (Figures 32
and 33).

Figure 32. Floor plan of the Oneonta Theater’s Upper Theater
whose first level has a capacity of 188 audience members in fixed
seats.

Figure 33. Floor plan of the second level of Oneonta Theater’s
Upper Theater whose configuration replicates the capacity of the
Upper Theater’s first level of 188 audience members.

Main Theater (Fixed Seating Only)
Main
Theater
(Fixed
SeatingRoom)
Only)
Main
Theater
(With
Standing
Main Theater (With Standing
Room)
Upper Theater
Upper Theater

673
673
717
717
376
376

It is important within these calculations to also
review what the capacity of the overall theater
(orchestra level, first balcony, second balcony)
would be—as it would have been in its original
configuration. Again, calculating capacity solely
based on use of fixed seating throughout, this
would equate to a 1,049 total audience capacity
in fixed seats for the combined, overall theater.
If utilizing the standing area on the first floor
this number would climb to a 1,093 maximum
audience capacity. (Figure 34).

Combined Main & Upper Theaters (Fixed Seating Only) 1049 Total
Combined
Main
& Upper
Theaters
(Fixed
SeatingRoom)
Only) 1049
Combined
Main
& Upper
Theaters
(With
Standing
1093 Total
Total
Combined
Main
&
Upper
Theaters
(With
Standing
Room)
1093and
Total
Figure 34. Calculations illustrating the total capacities of both the Main Theater
Upper

Theater at the Oneonta Theater complex—with and without standing room. Included are
calculations reflecting the combined audience capacities of both theaters which reflects what
the capacity would have been in the building’s original configuration as one, singular theater.
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SPECIALTY SYSTEMS
There would be many specialty systems under
consideration and evaluation in a renovation of
the Oneonta Theater. These specialty systems
help support performances of varying types and
include systems such as theatrical rigging, lighting,
acoustics, audio/video.

Figure 35. A view within the

flytower on stage in the main
theater. Some rigging linesets
are in use within the flytower for
lighting and drapes.

Figure 36. The rope cables

controlling the rigging linesets
attach down to the stage
deck onto a wooden lockrail
(pictured).

Figure 37. A close view of the

wooden lockrail on stage with
attachment of the rigging rope
cable to wooden belaying pin
within the lock rail. Sandbags
are used as the counterweights
within the existing rigging
system.

Rigging. (Figures 35, 36, 37). The existing rigging
system at the Oneonta Theater Main Theater
appears to be functional and has been used in
recent years to hang some theatrical lighting and
stage drapery for shows that have been put on. It
is based on a system of rope cables and sandbag
counterweights. While functioning, this system
would need replacement for a more robust system
of aircraft cable lifting lines, steel line sets and
counterweights—to allow the stage to meet the
demands of future performances.
Theatrical Lighting. While walking the audience
and stage areas some existing theatrical lighting
was observed, however, not as much as would be
needed by an active stage. This would entail two
things: (1) upgrade of the theatrical dimmer racks
(which would increase the need for additional
electrical service coming into the building) and (2)
purchase or rental of additional loose theatrical
lighting instruments that would light the stage.
Depending on the quantity of additional theatrical
lighting needed there may need to be additional
mounting points within the audience chamber from
which to suspend the lighting.

Figure 38. A view within the existing projection room for the Main Theater at the Oneonta Theater
complex. Old existing film projection equipment is currently located wihtin this area. This space
could potentially be reused as a control booth postion for new audio/video and theatrical lighting
systems. Existing systems would need to be assessed regarding their potential reuse and would
need to be supplemented by new and additional equipment.

Figure 39. There are some existing loudspeakers

(pictured) and other equipment within the Oneonta
Theater that could potentially reused, with
supplementation by additional, new equipment.

Acoustics. The perimeter load-bearing brick wall
construction of the Oneonta Theater provides
acoustical mass and isolation between the interior
of the theater and exterior noise. What would need
to be studied by an Acoustician are the additional
acoustical treatments that would need to be
added to treat other acoustic phenomena such as
absorption, reflection, and diffusion. This would
mean the addition of soft fabrics and hard reflective
materials in very specific locations within the
theater to allow for excellent room acoustics.
Audio/Video. Some systems are currently in
place for audio/video at the Oneonta Theater
given its recent use for amplified concerts and
film screenings. These systems would need to be
supplemented and added to ensure they meet the
stage demands of a renovated theater. This would
potentially mean replacement of the existing A/V
sound racks and panels throughout the theater,
new loudspeakers, new video projection. Similar
to the other specialty systems, the building’s
electrical capacity would need to be evaluated to
accommodate additional audio/video electrical load.
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PART 3:

EXISTING CONDITIONS:
APARTMENT BUILDING

APARTMENT BUILDING
The focus of the architectural walk-through was
more heavily centered on the theater building
portion of the overall Oneonta Theater complex.
Therefore no in-depth walk-through occurred
through the apartment building itself.
It was discussed during the walk-through that
the current apartment building accommodates a
mix of one, two, and three-bedroom apartment
residences on the second and third floors. It also
contains three retail tenants on the first floor. Both
the apartment residences and retail spaces are
currently rented out by the same operator who
owns the overall Oneonta Theater complex.

Figure 40. Exterior view of main entrance, marquee, and facades of the apartment building of the
Oneonta Theater.

Figure 41. Exterior view of
marquee and facades of the
Oneonta Thater apartment
building.

Figure 42. Close up view
of the underside of the
Marquee. The ceiling of the
marquee needs repair and
replacement.

Figure 43. Exterior view of
apartment building north
facade.

Viewing the exterior of the apartment building,
its facades appear to be constructed out of similar
load-bearing brick construction as the theater
building, with arched brick lintels above window
openings (Figure ##). The main entry marquee for
the theater itself is located on the Chestnut Street
facade of the apartment building. (Figure #, #,
and #). The marquee in its current state is in need
of repair, particularly the its visible ceiling at the
underside and lighting.
Based on observation of window-located
air conditioning units it is assumed that
the apartment building has no form of air
conditioning. Based on buildings of this era it
is assumed that there is steam-based radiator
heating within individual dwelling units. These
systems would need to be examined further to
determine the level of repair and upgrade needed.
An overall assessment of the apartment building
would be needed to determine remaining building
system infrastructure that would need upgrade
(electrical systems, plumbing systems, structure)
and the state of existing interior finishes, fixtures,
and equipment that would need repair or
replacement.

Figure 44. South facade of the apartment building
showing arched brick window lintels.

Figure 45. Further view of the south facade with

window-mounted AC units and exterior piping and
conduit.
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PART 4:

RESTORATION OF
ONEONTA THEATER’S
BALCONIES:
CONVERSION BACK TO
SINGULAR THEATER

RESTORATION OF BALCONIES:
CONVERSION BACK TO SINGULAR THEATER

Figure 46. First floor plan of the Oneonta Theater.

Figure 47. First Balcony Floor Plan (opened to audience chamber).

Figure 48. Second Balcony Floor Plan (opened to
audience chamber).

The transformation of the existing Oneonta Theater back into a single auditorium/theater space
could provide a memorable gathering and performance space of excellence. The original theater
has been divided into two theater spaces by using
the two upper balconies to create a separate fixed
seating film auditorium. The reconfiguration to
make a single theater would be advantageous for
improved sight lines, increased seating capacity
and a more straight-forward building code and
construction requirements for a rehabilitation
project.
As noted in the earlier building assessment, the
bones of the Oneonta Theater seem to be strong
but the effort to provide a renovated theater
would require a substantial project to improve
code, ADA, mechanical, electrical and plumbing
systems, and to provide restoration of the interior
quality of the space. To provide a space that is
appropriate for today’s events offerings, a number
of patron amenities are expected to be part of the
experience of attending events. In addition to the
patron spaces, the audience chamber; the stage;
and stage support spaces are all critical areas to
make functional and rehabilitated to maintain the
character of the original building. The best way
to make all of these building components work in
concert with each other is to remove the upper
theater to help return the space into a single
auditorium.
Part of the evaluation for creating a renovated and
restored performance space may be to consider
removing the second balcony from using it as fixed
seating areas. The elimination of seating on this
upper level could help reduce the overall seat
count so the room does not provide too large of
a seating capacity and also reduce a number of
building code and egress challenges in this area.

Figure 49. Section B-B (balconies opened to audience chamber).

This theater is a jewel for downtown Oneonta and
has an enormous opportunity to help become a
facility of excellence.

LEGEND FOR FIGURES 42-45:
3
4
5
6

Stagehouse
Apartment Building
Stage Support & Dressing Rooms
Audience Chamber, Enlarged To Include Both First And Second Balconies.
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PART 5:

COMPARISON TO
FOOTHILLS
PERFORMING ARTS
AND CIVIC CENTER

FOOTHILLS PERFORMING ARTS
AND CIVIC CENTER
As noted earlier in this report, the Oneonta Theater
is a mere 1 1/2 blocks away from the Foothills
Performing Arts and Civic Center. Different from the
Oneonta Theater, Foothills contains several different
performance venues, banquet rooms, and rental
facilities under one roof. In total there are six spaces
for various uses:
SPACE		

Figure 50. View of the exterior of the Foothills Performing Arts and Civic Center along Market
Street. From left to right are the: (1) main entry and lobby atrium; (2) the audience chamber of the
Bettiol Theater; (3) the stage of the Bettiol Theater; (4) stage support, green room, scene shop area
behind stage.

CAPACITY		

1. National Bank Atrium
2. Upstairs Theater
3. Production Room
4. Bettiol Theater
5. Board Room
6. Rehearsal Room

110 seated/500 standing
100 seated		
200 seated at tables
625-775 seated
20 seated		
5 seated		

USE/RENTAL CAPABILITY

Multi-use/Banquet
Flexible Theater
Multi-use/Banquet
Theater
Conference Room
Multi-use

Of these spaces the Bettiol Theater, with its
maximum seating capacity of 775 audience
members, shares the most in common with the
Oneonta Theater. It is therefore worth comparing the
attributes of the two facilities.
		Oneonta		

Bettiol

1. Seating Capacity
1049*		
775**
2. Stage Footprint
56’Wx30’D		
100’Wx40’D
3. Stagehouse Height
80’		
50’
4. Proscenium Opening
36’Wx32’H		
35’Wx25’H
5. Acoustical Isolation
Brick load-bearing
Steel, Sheet Metal, Stucco
6. Orchestra Pit
Yes		
No
7. Below-Stage Trap Room Yes		
No
8. Gridiron & Flytower
Yes		
No
9. Sight lines to Stage
Staggered seating,
Wide relative to
		
steeper rake,		
proscenium
		
multiple balconies
		
		
*Quantity includes fixed-seating capacities
		
of current Main Theater and Upper Theater
		
combined. (673 seats and 376 seats 		
		
respectively).
		

**Quantity includes additional loose audience
seating added at sides of auditorium. This
includes 625 fixed seats of standard capacity
plus an additional 150 loose seats added at the
auditorium sides for maximum capacity.

		

		
		
		
		

Figure 51. View within the lobby space of the Foothills facility just inside the main entry. This area is
referred to as the National Bank Atrium.

Figure 52. View towards the entrance to the
Bettiol Theater from the Atrium.

Figure 53. The National Bank Atrium can also be
rented out to host a myriad of different types of
events.

1. Seating Capacity. The current configuration of the
Oneonta Theater has the capacity to accommodate
1,049 audience members in fixed seating. This figure
combines the seating capacities of the Main Theater
and Upper Theater (673 and 376 respectively). The
Foothills’ Bettiol Theater has a standard audience
capacity of 625 fixed seats with the ability to fill
in the sides of the auditorium with 150 additional
loose seats for a maximum capacity of 775 audience
members.
2. Stage Footprint and 3. Stagehouse Height. As you
can see within figure 61, the top of the stagehouse
of the Bettiol Theater measures approximately only
50 feet tall. This leaves little to no fly space within
the stagehouse above the top of the 25 foot tall
proscenium opening. While the Bettiol stage is larger
in footprint, the taller stagehouse of the Oneonta
gives it the ability to cater to a myriad of different
performance types—including those that are more
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heavily focused on scenic elements needing to be
flown above stage.

Figure 54. View of the interior of the Bettiol
Theater audience chamber. The exposed
structure of the building can be seen along the
perimeter wall of the room.

Figure 56. A view within the interior of the
Bettiol Theater looking towards the back of the
room and entry into the auditorium.

Figure 55. View within the Bettiol Theater looking towards the proscenium opening and stage.
There is only a modest rake (slope) of the floor
towards stage.

Figure 57. The structure of the Bettiol Theater
is also exposed at the ceiling line. Additional
wall and ceiling treatment would be needed to
improve room acoustics.

4. Proscenium Opening. The existing proscenium
opening at the Oneonta Theater is roughly 36-feet
wide by 32-feet tall. Its 32-foot height gives the stage
greater flexibility to accommodate performances of
varying types: musical concerts that might benefit
from the greater proscenium height to drama and
dance performances that might be better suited
within a shorter, masked-down opening of slightly
lesser height. The Bettiol Theater proscenium opening
is similar in width to the Oneonta at roughly 35-feet
wide but is 25-feet tall–a static dimension best suited
for drama and dance, but not as well suited for larger
musical ensembles wanting to take the stage.
5. Acoustical isolation. The perimeter wall
construction of the Oneonta Theater also plays to
its advantage. Its brick wall construction provides
significant acoustical mass throughout the theater’s
perimeter envelope. This allows for better separation
between exterior noise and the interior of the
theater. This differs from the Bettiol Theater which
appears to have thinner, metal-constructed perimeter
walls with exposed structure–not as well suited for
separation from exterior noise. The back-stage scene
shop/green room area of the Bettiol Theater also has
very little acoustical separation from stage–only a
singular wall and door as line of defense from noise
leaking onto stage. It would take additional work
and construction to allow these barriers to become
acoustically-robust enough to provide adequate
acoustic isolation. Given the Bettiol Theater’s exposed
steel interior, it would also take significant work to
improve the quality of room acoustics within the
audience chamber.
6. Orchestra Pit. Again reference Figure 5, Area
3E which is the below-stage orchestra pit of the
Oneonta Main Theater. This area is roughly 36-feet
in width by 16-feet deep–an area large enough to
accommodate a pit orchestra of 25 to 30 musicians.
This area gives the oneonta stage the flexibility to
put on drama performances that are more musiccentric. The Oneonta Theater’s pit area also provides
the structure for which a stage extension can be
installed to provide a deeper area at the front of the
stage–with the capability of extending beyond the
proscenium by 11-feet. The Bettiol Theater lacks a
permanent, below-stage orchestra pit but does have
a modest stage extension apron that can extend
beyond the proscenium by 5-feet.

Figure 58. A view within the stage of the Bettiol
Theater. The height to the underside of the roof
in this area is approximately only 50 feet. There
is only a modest fly gallery on stage (pictured
towards the rear of the image).

Figure 59. A view within the backstage scene
shop area that at times can double useage as
a green room. There is very little acoustical
isolation between this area and the stage
immediately adjacent to it.

7. Below-Stage Trap Room. Adjacent to the Oneonta
Theater’s orchestra pit is a full below-stage trap
room area. (Figure 5, Area 3D). This area allows
performers to make entrances during performances
from below the stage floor via trap door openings–
offering greater flexibility for how the stage is used.
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The Bettiol Theater lacks a full below-stage basement
area and thus does not have the below-stage trap
room capabilities of the Oneonta Theater.

Figure 60. First Floor Plan of Foothills Performing Arts and Civic Center illustrating major spaces
throughout the facility. From right to left are: (4) the main entry and lobby atrium of the building;
(1) the audience chamber of the Bettiol Theater; (3) the stage of the Bettiol Theater; (5) the scene
shop/green room area immediately behind stage.

Figure 61. Section C-C, longitudinal section drawing through the Foothills facility illustrating the
same major spaces of the building as above figure 57. The stage (Area 3) is only of a modest height
compared to the stage of the Oneonta Theater, measuring approximately only 50-feet to the
underside of its roof.

8. Gridiron & Flytower. At the Oneonta Theater
the flytower space measures roughly 75-feet to
the gridiron floor level at the top of the flytower.
(Figure 5, Area 3A). This provides a full, walk-height
area from which the rigging linesets on stage can
be winched. The Oneonta Theater’s gridiron is set
roughly 40-feet above the top of its proscenium
opening which means it can accommodate lifting
stage sets that fill its 32-foot-tall proscenium opening
clear into the air above stage. At the Bettiol Theater
only a minor fly gallery is provided on stage–not
a full gridiron level. The top of its flytower only
measures roughly 50 feet from its stage deck. Given
that the point at which the rigging is winched on
the Bettiol stage is less than 25-feet from the top of
the proscenium opening full stage sets cannot be
flown out above stage–this sets a limit to the heights
of stage sets that can be easily flown and removed
between acts of a performance.
9. Sight lines to Stage. The Oneonta Theater
contains two balconies above its main, first-floor
orchestra level. In its original configuration this gave
the Oneonta a seating capacity of just under 1,100.By
locating approximately 376 of its 1,100 seats within
balconies this allowed these seats to effectively be
closer to stage—providing better lines of sight to
stage from these seats than if they were located on a
singular orchestra level. At the Bettiol Theater there
is a maximum seating capacity of approximately 775,
all located on a singular first-floor orchestra level.
This locates some of these seats very wide out to
the sides of the room, therefore creating very wide
angles of sight to stage from these seats. This means
that roughly only two-thirds of the Bettiol Theater
audience has adequate sight lines to stage.
Despite the Oneonta Theater being a much older
facility, it contains features that actually make it
better suited to house a wide variety of performing
arts functions. It can be deduced by comparison that
the Foothills facilities do not perform as adequately
as they could to accommodate the performing arts.
That they are better suited to accommodate other
purposes, some of which Foothills is already used
for (again reference the above listing of six primary
spaces within the Foothills complex).
One particular use that is most readily apparent
would be an open exposition floor. A large, flexible
open space that could be reconfigurable to house
shows, expositions, and civic events of varying types.

Figure 62. A view into the Board Room within the Figure 63. A view into the Production Room
Foothills facility. (A room that can be rented out). within the Foothills facility. This room can also be
rented out for banquet functions.
Foothills represents an excellent partnering facility.

It can accommodate what the Oneonta Theater
can’t: large events, banquets, expositions. This
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study would propose that with only very modest
alterations to the existing Foothills building this
facility could become the ideal teaming partner with
the Oneonta—a relationship where both facilities
would benefit.
The large open audience chamber of the Bettiol
Theater at Foothills would be—with small
adjustment—better suited to accommodate a large
open exposition floor. An exposition floor of this size
is something currently missing from the downtown
Oneonta area.
Figure 64. First Floor Plan of Foothills Performing Arts and Civic Center illustrating an enlarged flat
floor area (illustrated by area #1) for event and exhibition space. This configuration of the floor plan
would only require modest elimination of the proscenium wall of the stage to allow the stage and
the audience chamber to be open to each other.

Figure 65. Section D-D, longitudinal section drawing through the Foothills facility illustrating the
same major spaces of the building as above figure 59. The floor within Area 1 is shown filled in to
create a level, flat floor between the stage and audience chamber. This would allow for a large,
flexible exposition space to be created with only modest adjustments to the existing facility.

With the manner in which Foothills is constructed,
with large, clear-span steel structure with no
intermediate columns, it is no stretch of the
imagination that Foothills could accommodate an
exposition use. In fact—as noted in the preceding
paragraphs—much of how the Foothills complex is
currently set up is geared around putting on events
with the ability for the major gathering spaces of
the building to be rented out for this purpose. (See
again the above listing of Foothills’ major spaces,
capacities, and rental capability). An expo floor would
only complement the way Foothills is already used.
The Foothills building is set up lengthwise along
Market Street with the audience chamber of the
Bettiol Theater (Figure 60, Area 1) off of its large
lobby atrium (Figure 60, Area 4). The Bettiol Theater’s
stage (Figure 60, Area 3) is located between the
audience chamber portion of the building and stage
support, green room, and office spaces immediately
behind stage (Figure 60, Area 5).
The Bettiol Theater is entered into from the rear
of the auditorium from the lobby atrium. There is
a modest slope of the floor from the rear of the
auditorium to the front of the room near stage along
the audience chamber’s length. (Figure 60, Area 1).
This sloped floor is what would need to be slightly
altered to allow for the large exposition floor.
By filling in the sloped portion of floor within the
Bettiol Theater the audience chamber floor becomes
entirely level with the lobby floor and stage—one
continuous plane. This would allow an exposition
floor that runs continuous through the audience
chamber and stage (Figure 65, Area 1). An expo
floor of this size would provide much flexibility to be
host to a myriad of different types of events. With
collapsible partitions this expo floor could also be
flexibly divided up into any combination of smaller
spaces depending on the events going on.

With the ability for Foothills to become more
exposition-centric, a single operator running an
Oneonta Theater-Foothills partnership would
mean ‘one-stop shopping’ of sorts for theater,
music, dance, public events, gatherings, banquets,
Figure 66. The entrance (along Market Street) into the administrative and stage support areas of the expositions—the possibilities are numerous.
Foothills facility. The stage of the Bettiol Theater is at the left side of the image.
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PART 6:
PROJECT COST
MODELS

PROJECT BUDGET OPTIONS

GOOD

BETTER

BEST

ONEONTA THEATER

ONEONTA THEATER

ONEONTA THEATER

($90/SF)

$3.2M
$3 Million

PROJECT SCOPE DESCRIPTION:
•
•
•
•
•
•
•
•
•
•
•

Remove wall between upper
and lower theaters.
Focus on basic building
necessities:
MEP infrastructure upgrades.
Repairs to facades and roof.
Structural repairs/
reinforcement.
Code & ADA Compliance.
Minor upgrades to stage/
performance infrastructure.
Interiors of theater stabilized,
basic finishes used.
Existing elements reused where
possible
Limited scope of new additive
elements.
Refurbished building entry
signage and marquee.

$6.3M

$10.3M

$6 Million

$10 Million

($180/SF)

($300/SF)

PROJECT SCOPE DESCRIPTION:

PROJECT SCOPE DESCRIPTION:

•

•

•

•
•
•
•
•
•
•

Interiors of theater kept in their
current state (to reveal rather
than obscure the building’s
age).
Improvements to audience
seating & comfort.
More substantial upgrades
to stage + performance
infrastructure:
Rigging Linesets
Gridiron structural upgrades
AV, Acoustics, Lighting
Removal of wall between upper
and lower theaters.
Basic building systems
upgrades.
Refurbished building entry
signage and marquee.

•

•
•
•
•
•
•
•
•

Restoration of interior plaster
and finishes in select areas
within theater, lobby, and
public areas.
Selective Restoration of historic
elements, wall moldings, trim.
Enhanced upgrades on stage
including:
Stage Shell with custom
finishes.
Expansion of available linesets.
Enlargement of Orchestra Pit.
Expanded trap room below
stage.
Enhanced building entry
signage, marquee, lighting.
MEP systems with zoned
controls.
New fixed audience seating.

FOOTHILLS CENTER

FOOTHILLS CENTER

FOOTHILLS CENTER

($35/SF)

($50/SF)

($50/SF)

$200,000

PROJECT SCOPE DESCRIPTION:
•

Improvements to perimeter
wall and ceiling treatments of
Bettiol Theater.

$300,000

$300,000

PROJECT SCOPE DESCRIPTION:

PROJECT SCOPE DESCRIPTION:

•

•

•

Improvements to perimeter
wall and ceiling treatments of
Bettiol Theater.
Conversion to flexible floor
to allow alternating between
multipurpose and exposition
(flat floor) events.

•

Improvements to perimeter
wall and ceiling treatments of
Bettiol Theater.
Conversion to flexible floor
to allow alternating between
multipurpose and exposition
(flat floor) events.

ONEONTA THEATER BUDGET OPTIONS
BETTER

GOOD
$3M PROJECT

Unit Costs

I. CONSTRUCTION

SF

Division 1 - General Requirements
Division 2 - Site & Demolition
Division 3 - Concrete
Division 4 - Masonry
Division 5 - Metals
Division 6 - Wood, Plastics, and Composite
Division 7 - Thermal and Moisture Protection
Division 8 - Openings
Division 9 - Finishes
Division 10 - Specialties
Division 11 - Equipment
Division 12 - Furnishings
Division 14 - Conveying Equipment
Division 21 - Fire Suppression
Division 22 - Plumbing
Division 23 - HVAC
Division 26 - Electrical
Division 27 - Communications (AV)
Sub-Total Construction
Design Contingency
Owners Contingency
Construction Contingency
General Conditions
Insurance
Total Construction
Cost Escalation

10%
5%
10%
6%
3%
6%

BEST

$6M PROJECT
Totals

Unit Costs

SF

$10M PROJECT

Totals

Unit Costs

SF

Totals

$80,181
$80,181
$64,144
$80,181
$72,162
$24,054

$168,635
$168,635
$134,908
$168,635
$151,772
$50,591

$290,506
$290,506
$232,405
$290,506
$261,456
$87,152

$112,253
$48,108
$96,217
$4,009
$236,533
$32,072
$72,162
$104,235
$104,235
$128,289
$240,542
$24,054

$236,089
$101,181
$202,362
$8,432
$497,474
$67,454
$151,772
$219,226
$219,226
$269,816
$505,906
$50,591

$406,709
$174,304
$348,608
$14,525
$856,994
$116,203
$261,456
$377,658
$377,658
$464,810
$871,519
$87,152

$1,603,611
$160,361
$80,181
$160,361
$96,217
$50,514
$2,151,244
$96,217

10%
5%
10%
6%
3%
6%

$3,372,704
$337,270
$168,635
$337,270
$202,362
$106,240
$4,524,482
$202,362

10%
5%
10%
6%
3%
6%

$5,810,128
$581,013
$290,506
$581,013
$348,608
$183,019
$7,794,287
$348,608

II. EQUIPMENT/FURNISHINGS
A. Equipment
AV Speakers, Microphone, Projector
Stage Lighting Fixtures & Accessories
B. Furnishings
Loose Furniture (interior and exterior)
Sub-Total Equipment and Furnishings
Equipment and Furnishings Contingency
Total Equipment and Furnishings
III. PROFESSIONAL SERVICES

10%

A. Building Envelope Inspection
B. MEP Systems Insepction
C. Structural Inspection
D. Architects/ Engineers Basic Services
E. Special Consultants (Acoustical/ Theater)
F. Construction Management Fee
G. Owners Representative
H. Reimbursable Expenses/ Printing
I. Site Information and Tests (estimated)
Sub-Total Professional Services
Professional Services Contingency
Total Professional Services
IV. MISCELLANEOUS COSTS

TOTAL PROJECT COST
Total Contingencies (included above)

$100,000
$100,000

$100,000
$200,000

$35,000

$75,000

$150,000

$135,000
$13,500
$148,500

10%

$15,000
$30,000
$20,000
6.00%
2.00%
4.30%
1.00%
0.50%
0.80%

$96,217
$32,072
$68,955
$16,036
$8,018
$12,829

10%

A. Public Art
B. Asbestos Abatement
C. Legal Fees
Sub-Total Miscellaneous Costs
Miscellaneous Costs Contingency
Total Miscellaneous Costs

$50,000
$50,000

10%

$299,127
$29,913
$329,040

$0
$200,000
$50,000
$250,000
$25,000
$275,000

$275,000
$27,500
$302,500

10%

$15,000
$30,000
$20,000
6.00%
2.00%
4.30%
1.00%
0.50%
0.80%

$202,362
$67,454
$145,026
$33,727
$16,864
$26,982

10%

10%

$557,415
$55,741
$613,156

$75,000
$200,000
$50,000
$325,000
$32,500
$357,500

$450,000
$45,000
$495,000

$15,000
$30,000
$20,000
6.00%
2.00%
4.30%
1.00%
0.50%
0.80%

$348,608
$116,203
$249,836
$58,101
$29,051
$46,481

10%

10%

$913,279
$91,328
$1,004,607

$75,000
$200,000
$50,000
$325,000
$32,500
$357,500

$3,000,000

$6,000,000

$10,000,000

$469,315

$958,917

$1,621,360
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FOOTHILLS CENTER BUDGET OPTIONS
BETTER

GOOD
$200,000 PROJECT

Unit Costs

I. CONSTRUCTION

SF

Division 1 - General Requirements
Division 2 - Site & Demolition
Division 3 - Concrete
Division 4 - Masonry
Division 5 - Metals
Division 6 - Wood, Plastics, and Composite
Division 9 - Finishes
Division 26 - Electrical

II.
A.
B.
C.
D.

PROFESSIONAL SERVICES
Architects/ Engineers Basic Services
Construction Management Fee
Owners Representative
Reimbursable Expenses/ Printing

Sub-Total Professional Services
Professional Services Contingency
Total Professional Services
III. MISCELLANEOUS COSTS

TOTAL PROJECT COST
Total Contingencies (included above)

Unit Costs

SF

10%
5%
10%
6%
3%
6%
7.00%
4.30%
1.00%
0.50%

$115,412
$11,541
$5,771
$11,541
$6,925
$3,635
$154,825
$6,925
$8,079
$4,963
$1,154
$577

10%

10%

$14,773
$1,477
$16,250

$20,000
$20,000
$2,000
$22,000

$300,000 PROJECT
Totals

Unit Costs

SF

$9,233
$25,765
$11,915
$11,541
$23,082
$26,553
$40,364
$11,541

$11,541
$23,082
$23,082
$36,932
$11,541

A. Legal Fees
Sub-Total Miscellaneous Costs
Miscellaneous Costs Contingency
Total Miscellaneous Costs

Totals

$9,233

Sub-Total Construction
Design Contingency
Owners Contingency
Construction Contingency
General Conditions
Insurance
Total Construction
Cost Escalation

BEST

$300,000 PROJECT

10%
5%
10%
6%
3%
6%
6.00%
4.30%
1.00%
0.50%

10%

10%

$9,233
$25,765
$11,915
$11,541
$23,082
$26,553
$40,364
$11,541

$159,995
$16,000
$8,000
$16,000
$9,600
$5,040
$214,633
$9,600
$9,600
$6,880
$1,600
$800
$18,879
$1,888
$20,767

$50,000
$50,000
$5,000
$55,000

Totals

10%
5%
10%
6%
3%
6%
6.00%
4.30%
1.00%
0.50%

$159,995
$16,000
$8,000
$16,000
$9,600
$5,040
$214,633
$9,600
$9,600
$6,880
$1,600
$800

10%

10%

$18,879
$1,888
$20,767

$50,000
$50,000
$5,000
$55,000

$200,000

$300,000

$300,000

$32,330

$46,887

$46,887
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PART 7:
ONEONTA
THEATER
PROGRAM

Oneonta, NY

ONEONTA THEATRE BUILDING PROGRAM
Room

$3 MILLION BUDGET
Net Area

FRONT-OF-HOUSE
Lobby
Concessions
Front-of-House Office
Unisex Restroom
Women's Restroom
Men's Restroom

1,576
88
69
82
190
192

Subtotal Front-of-House

2,196 NSF

AUDIENCE CHAMBER
Orchestra Level - Seating
Orchestra Level Sound/Light Lock
First Balcony - Seating
First Balcony Sound/Light Lock
Second Balcony - Seating
Second Balcony - Sound/Light Lock 1
Second Balcony - Sound/Light Lock 2

4,336
399
1,522
340
971
80
80

Subtotal Audience Chamber

7,728 NSF

STAGE & TECHNICAL SPACES
Orchestra Pit
Stage Trap Room
Stage
Apron
Control Booth
Projection Booth

642
289
1,650
177
172
112

Subtotal Stage & Technical Spaces

3,042 NSF

PERFORMER SUPPORT
Dressing Room Storage - First Floor
Dressing Room '1A'
Dressing Room '1B'
Dressing Room '1C'
Dressing Room '1D'
Dressing Room Storage - Second Floor
Dressing Room '2A'
Dressing Room '2B'
Dressing Room '2C'
Dressing Room '2D'
Dressing Room Storage - Third Floor
Dressing Room '3A'
Dressing Room '3B'
Dressing Room '3C'
Dressing Room '3D'

25
81
83
69
84
25
81
83
69
84
25
81
83
69
84

@

$85 /SF

=

$267,993

11,159 GSF

@

$100 /SF

=

$1,115,925

4,392 GSF

@

$203 /SF

=

$891,554

1,480 GSF

@

$75 /SF

=

$110,242

8,997 GSF

@

$50 /SF

=

$449,839

4,082 GSF

@

$40 /SF

=

$163,294

=

$2,998,848

NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF

471
324
612
576
818
544
1,443
1,442

Subtotal Rental Spaces

6,231 NSF

Total Net Building Area

3,172 GSF

NSF
NSF
NSF
NSF
NSF
NSF

RENTAL SPACES
Retail Space 'A'
Retail Space 'B'
Apartment '2A'
Apartment '2B'
Apartment '2C'
Apartment '2D'
Apartment '3A'
Apartment '3B'

Subtotal Back-of-House

Cost

NSF
NSF
NSF
NSF
NSF
NSF
NSF

1,025 NSF

293
315
557
576
355
335
326
69

$/SF

NSF
NSF
NSF
NSF
NSF
NSF

Subtotal Performer Support

BACK-OF-HOUSE STORAGE AND SUPPORT
Below-Stage Storage '1'
Below-Stage Storage '2'
Basement Storage '3'
Basement Storage '4'
Basement Storage '5'
Basement Storage '6'
Basement Storage '7'
Storage

Gross Area

NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF

NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF

2,827 NSF

23,049 NSF
Net to Gross Multiplier =

33,282 GSF

@ $90 /SF

1.44
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Oneonta, NY

ONEONTA THEATRE BUILDING PROGRAM
Room

$6 MILLION BUDGET
Net Area

FRONT-OF-HOUSE
Lobby
Concessions
Front-of-House Office
Unisex Restroom
Women's Restroom
Men's Restroom

1,576
88
69
82
190
192

Subtotal Front-of-House

2,196 NSF

AUDIENCE CHAMBER
Orchestra Level - Seating
Orchestra Level Sound/Light Lock
First Balcony - Seating
First Balcony Sound/Light Lock
Second Balcony - Seating
Second Balcony - Sound/Light Lock 1
Second Balcony - Sound/Light Lock 2

4,336
399
1,522
340
971
80
80

Subtotal Audience Chamber

7,728 NSF

STAGE & TECHNICAL SPACES
Orchestra Pit
Stage Trap Room
Stage
Apron
Control Booth
Projection Booth

642
289
1,650
177
172
112

Subtotal Stage & Technical Spaces

3,042 NSF

PERFORMER SUPPORT
Dressing Room Storage - First Floor
Dressing Room '1A'
Dressing Room '1B'
Dressing Room '1C'
Dressing Room '1D'
Dressing Room Storage - Second Floor
Dressing Room '2A'
Dressing Room '2B'
Dressing Room '2C'
Dressing Room '2D'
Dressing Room Storage - Third Floor
Dressing Room '3A'
Dressing Room '3B'
Dressing Room '3C'
Dressing Room '3D'

25
81
83
69
84
25
81
83
69
84
25
81
83
69
84

@

$165 /SF

=

$523,300

11,159 GSF

@

$200 /SF

=

$2,231,851

4,392 GSF

@

$405 /SF

=

$1,778,716

1,480 GSF

@

$150 /SF

=

$221,964

8,997 GSF

@

$100 /SF

=

$899,678

4,082 GSF

@

$80 /SF

=

$326,589

=

$5,982,098

NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF

471
324
612
576
818
544
1,443
1,442

Subtotal Rental Spaces

6,231 NSF

Total Net Building Area

3,172 GSF

NSF
NSF
NSF
NSF
NSF
NSF

RENTAL SPACES
Retail Space 'A'
Retail Space 'B'
Apartment '2A' - (One Bedroom)
Apartment '2B' - (One Bedroom)
Apartment '2C' - (Two Bedroom)
Apartment '2D' - (One Bedroom)
Apartment '3A' - (Three Bedroom)
Apartment '3B' - (Two Bedroom)

Subtotal Back-of-House

Cost

NSF
NSF
NSF
NSF
NSF
NSF
NSF

1,025 NSF

293
315
557
576
355
335
326
69

$/SF

NSF
NSF
NSF
NSF
NSF
NSF

Subtotal Performer Support

BACK-OF-HOUSE STORAGE AND SUPPORT
AV Rack Room
Dimmer Room
Chair and Riser Storage
Sound and Lighting Storage
Mechanical Room
Electrical Room
Building Storge
Storage Closet

Gross Area

NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF

NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF

2,827 NSF

23,049 NSF
Net to Gross Multiplier =

33,282 GSF

@ $180 /SF

1.44

ONEONTA THEATER FEASIBILITY STUDY
PAGE 30

Oneonta, NY

ONEONTA THEATRE BUILDING PROGRAM
Room

$10 MILLION BUDGET
Net Area

FRONT-OF-HOUSE
Lobby
Concessions
Front-of-House Office
Unisex Restroom
Women's Restroom
Men's Restroom

1,576
88
69
82
190
192

Subtotal Front-of-House

2,196 NSF

AUDIENCE CHAMBER
Orchestra Level - Seating
Orchestra Level Sound/Light Lock
First Balcony - Seating
First Balcony Sound/Light Lock
Second Balcony - Seating
Second Balcony - Sound/Light Lock 1
Second Balcony - Sound/Light Lock 2

4,336
399
1,522
340
971
80
80

Subtotal Audience Chamber

7,728 NSF

STAGE & TECHNICAL SPACES
Orchestra Pit
Stage Trap Room
Stage
Apron
Control Booth
Projection Booth

642
289
1,650
177
172
112

Subtotal Stage & Technical Spaces

3,042 NSF

PERFORMER SUPPORT
Dressing Room Storage - First Floor
Dressing Room '1A'
Dressing Room '1B'
Dressing Room '1C'
Dressing Room '1D'
Dressing Room Storage - Second Floor
Dressing Room '2A'
Dressing Room '2B'
Dressing Room '2C'
Dressing Room '2D'
Dressing Room Storage - Third Floor
Dressing Room '3A'
Dressing Room '3B'
Dressing Room '3C'
Dressing Room '3D'

25
81
83
69
84
25
81
83
69
84
25
81
83
69
84

@

$260 /SF

=

$824,595

11,159 GSF

@

$400 /SF

=

$4,463,702

4,392 GSF

@

$575 /SF

=

$2,525,337

1,480 GSF

@

$220 /SF

=

$325,548

8,997 GSF

@

$150 /SF

=

$1,349,516

4,082 GSF

@

$110 /SF

=

$449,059

=

$9,937,757

NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF

471
324
612
576
818
544
1,443
1,442

Subtotal Rental Spaces

6,231 NSF

Total Net Building Area

3,172 GSF

NSF
NSF
NSF
NSF
NSF
NSF

RENTAL SPACES
Retail Space 'A'
Retail Space 'B'
Apartment '2A' - (One Bedroom)
Apartment '2B' - (One Bedroom)
Apartment '2C' - (Two Bedroom)
Apartment '2D' - (One Bedroom)
Apartment '3A' - (Three Bedroom)
Apartment '3B' - (Two Bedroom)

Subtotal Back-of-House

Cost

NSF
NSF
NSF
NSF
NSF
NSF
NSF

1,025 NSF

293
315
557
576
355
335
326
69

$/SF

NSF
NSF
NSF
NSF
NSF
NSF

Subtotal Performer Support

BACK-OF-HOUSE STORAGE AND SUPPORT
AV Rack Room
Dimmer Room
Chair and Riser Storage
Sound and Lighting Storage
Mechanical Room
Electrical Room
Building Storge
Storage Closet

Gross Area

NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF

NSF
NSF
NSF
NSF
NSF
NSF
NSF
NSF

2,827 NSF

23,049 NSF
Net to Gross Multiplier =

33,282 GSF

@ $299 /SF

1.44
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PART 8:
CONCEPT FLOOR
PLANS

ONEONTA THEATER: TWO BUILDINGS
THEATER
BUILDING

APARTMENT
BUILDING

ONEONTA THEATER: SECTION
GRIDIRON
PROJECTION BOOTH

ATTIC

SOUND + LIGHT LOCK
BALC. 2
STAGE

RENTAL APARTMENTS

AUDIENCE CHAMBER
BALC. 1

RENTAL APARTMENTS
LOBBY

ORCHESTRA SEATING
BASEMENT STORAGE

BASEMENT STORAGE
DIMMER ROOM

ORCHESTRA PIT
TRAP ROOM

CONTROL BOOTH

CONCESSIONS &
THEATER ENTRANCE

SOUND + LIGHT LOCK
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ONEONTA THEATER: BASEMENT
AV RACK
ROOM
STAGE
TRAP
ROOM

MECHANICAL
ROOM

SOUND &
ELECTRICAL
LIGHTING
ROOMS
STOR.

ORCHESTRA
PIT

DIMMER
ROOM

CHAIR & RISER
STORAGE

BUILDING
STORAGE

BUILDING
STOR.

ONEONTA THEATER: FIRST FLOOR
DRESSING ROOMS
1A, 1B, 1C, 1D

STORAGE
CONTROL BOOTH

DRESSING ROOM
STORAGE

SOUND + LIGHT LOCK
FRONT-OF-HOUSE OFFICE
CONCESSIONS

STAGE

APRON

ORCHESTRA LEVEL SEATING
(673 SEATS)

UNISEX RESTROOM
WOMEN’S RESTROOM
MEN’S RESTROOM

LOBBY

RETAIL
SPACE ‘B’
RETAIL
SPACE ‘A’
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ONEONTA THEATER: SECOND FLOOR
DRESSING ROOMS
2A, 2B, 2C, 2D

SOUND + LIGHT
LOCK

DRESSING ROOM
STORAGE

APARTMENT ‘2C’
(ONE BEDROOM)

FIRST BALCONY SEATING
(206 SEATS)

APARTMENT ‘2D’
(TWO BEDROOM)

APARTMENT ‘2B’
(ONE BEDROOM)

APARTMENT ‘2A’
(ONE BEDROOM)

ONEONTA THEATER: THIRD FLOOR
DRESSING ROOMS
3A, 3B, 3C, 3D

SOUND + LIGHT LOCK

PROJECTION BOOTH

DRESSING ROOM
STORAGE

SECOND BALCONY SEATING
(170 SEATS)

SOUND + LIGHT LOCK

APARTMENT ‘3B’
(TWO BEDROOM)

APARTMENT ‘3A’
(THREE BEDROOM)
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PART 9:
CONCLUSION

AREAS OF IMPROVEMENT
With all of the preceding assessment, the core
areas where the Oneonta Theater could be
improved can be distilled to a list of four items:
1.

Building enclosure. Further examination,
analysis, and repair work is needed to ensure
the building enclosure is water and weather
tight—for foundations, facades, and roofs.

2.

Building Structure. Further examination and
analysis is needed by a Structural Engineer
to determine the stability of the existing
structure and to determine if any new
structural reinforcement is needed to support
new specialty systems of theatrical rigging,
lighting, acoustics, or audio/video.

3.

Building Infrastructure (Mechanical,
Electrical, Plumbing, Life Safety Systems).
All existing components of what would
encompass complete and functional
infrastructural systems are either defunct or
missing. Existing equipment and piping runs
would need to be removed and cleared away
to allow for installation of new equipment,
ductwork, electrical conduit routing, plumbing
and fire protection piping.

4.

Building Interiors. Much of the building’s
original architectural detailing is still intact
and in fair condition. Work would need to
be conducted to repair and restore areas of
this detailing where it has been damaged.
New finishes such as floor carpeting and
paint would need to replace areas where
existing flooring is damaged or missing and
wall surfaces that need to be repaired and
repainted. In the theater audience chamber
in particular the determination would need
to be made about removal of the dividing
partition between the main and upper
theater that would best allow for restoration
of the interiors and detailing of the theater’s
audience chamber.

Figure 67. Historic image of the Oneonta Theater looking down Chestnut Street. The facade of the
apartment building is in the center of the image, along with the entry into the theater’s lobby.

Figure 68. Interior view of the Oneonta Theater. Interior plaster work on perimeter walls and ceiling
remains in fair condition. This view shows the proscenium opening set up for film screening, the
decorative valence is raised above the screen location.

VIABILITY

Figure 69. The Oneonta Theater’s marquee was not original to the 1800s-building, it was added
later. In its current state it would need repair to its ceiling and lighting.

Of the four areas where the Oneonta Theater
needs improvement item number 3, building
infrastructure, is likely the most substantial. Given
that the original building dates back to the 1800s
and along its history has only received periodic,
minor upgrades along the way to facilitate
conversion to film screenings, etc—there has
never been a complete overhaul or modernization
of these systems.
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Where improvements to enclosure, structure,
and interiors may entail work isolated to specific
areas of the building—the infrastructural work is
more global throughout all three of the buildings
that make up the Oneonta Theater complex:
the apartment building, the audience chamber
building, the flytower building.
So are these improvements viable? Yes. There are
many case studies of buildings originating from
this time period in the 1800s and the turn of the
century which have outlived the usefulness of
their infrastructural systems and must renovate
them in order to remain relevant, useful, and
inhabitable.
The Oneonta Theater buildings appear to have
sufficient space for this new equipment, piping,
and ductwork—this is a good thing. A challenge
will be the capital needing to be raised to procure
this equipment and perform these installations.
Prior to commencing any of these building
upgrades a more detailed cost estimate and
analysis is recommended to more accurately
outline the scope of this work and magnitude of
cost involved.

Figure 70.

SUSTAINABILITY INTO THE FUTURE

Figure 71.
Figures 70 and 71. Even in its current condition the Oneonta Theater has been used to put on
concerts and stage shows within the last ten years. Views above of the Main Theater audience
chamber at full capacity during a concert and stage show.

As put forth by this report, the idea of reestablishing the Foothills Center as a home for
expositions and events and operating this facility
under the same entity who would run the Oneonta
Theater is an important factor. This would create
a mutual, symbiotic relationship between both
facilities and would create homes for a large
array of performing arts and civic events. This
would allow both facilities to more strongly
sustain themselves into the future.
POTENTIAL

Shadowland Stages: BEFORE

Hawaii Theater: BEFORE

New Amsterdam Theater: BEFORE

Shadowland Stages: AFTER
Hawaii Theater: AFTER
New Amsterdam Theater: AFTER
Figure 72. Views of three similar theater facilities, dating from a similar time period as the Oneonta Theater, each
in similar condition as the Oneonta Theater prior to renovation. From left to right are the Robert M. Osgood Stage
at Shadowland Stages in Ellenville, NY—a 1920s-era movie house now used for live theater performance; at center
is the Hawaii Theater in Honolulu, HI a theater dating from 1922 and like the Oneonta is listed on the National
Register of Hitoric Places; at right is the New Amsterdam Theater in New York, NY which dates from 1902.

The Oneonta Theater has good bones. None of
the areas of improvement recommended by
this report are insurmountable. The Oneonta
represents an important piece of history and
has the potential to be restored to its former
glory. By coupling with and forming partnerships
with neighboring facilities such as the Foothills
Performing Arts and Civic Center it has the
potential to strengthen community ties and
outreach. Upon walking through downtown area it
is clear that the Oneonta Theater is one of the last
few remaining jewels of what makes Oneonta a
special place to live, visit, and work—a unique gem
for Oneonta that must be preserved.
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1

DOWNTOWN ONEONTA SITE PLAN

ARTS DISTRICT

2

1

2/19/2019

VISION
•
•
•
•
•

Vibrancy of the Arts in Downtown Oneonta
Improved presence of the Oneonta Theater
Improved stage for a variety of performance types
Improved audience experience
Flexibility and expanded use of the Foothills Center

3

LIST OF IMPROVEMENTS
BUILDING EXTERIOR ENVELOPE:
• Assessment of building roof systems
• Isolated repair/replacement of roofing
and flashing
• Assessment of building exterior brick
facades
• Repointing of brick
• Isolated repair/replacement of vapor
barrier and flashing
• Assessment of foundation
waterproofing
• Isolated repair/replacement of
waterproofing systems
BUILDING ENTRANCE:
• Revitalized Marquee
• New lighting
• New signage and graphics
DRESSING ROOMS:
• Improved finishes and lighting
• Improved dressing counters and
clothing racks
• Improved sinks and plumbing
• Reconfigured multi-person dressing
rooms for flexible use and green room

STAGE TECHNICAL AREAS:
• Improved stage storage
• Theatrical lighting and dimming system
• AV Rack Room
• Control Room upgrade
• Projection room upgrade
AUDIENCE CHAMBER:
• Sound/Light Locks to Auditorium
• Acoustical considerations for doorways
• Repaint and Refinish Space
• Plaster repairs
• Acoustical Wall surfaces
• House Lighting
• New Seating & upholstery
• ADA accessibility
• New carpeting
• New Stage curtain
• Sound-mix position in orchestra level
• Doors and Hardware
• Code compliance
LOBBY
• Expanded lobby
• Improved Concessions
• Doors and Hardware
• Code Compliance

STAGE:
• Expand usable stage space
• New sprung stage floor
• ADA access to stage
• Stage crossover
• New Stage shell
• Soft proscenium masking
• Options for stage loading access
• Enlarged orchestra pit
• Study possibility for mechanized pit lift
• Explore stage extension options
• New stage lighting and controls
• New audio and video systems
• Doors and Hardware
• Code Compliance
• New Rigging counterweight system
LOADING DOCK
• Expand capacity to stage
• Upgraded loading door
• Acoustical separation from stage
RENTAL APARTMENTS
• New finishes, paint, and lighting
• Doors and Hardware
• Code Compliance

MEP & FIRE PROTECTION
• Mechanical systems
• New air handlers and boiler units
• Electrical systems
• Upgrade to electrical service
• New electrical for new performance systems
• Fire Alarm
• Plumbing systems
• Probes of existing piping
• Piping and valve replacements
• Upgrades to fixtures
• Fire Protection
• New sprinkler for stage, audience chamber,
public areas
RETAIL SPACE:
• Upgrades to storefront systems
• New Signage and Graphics
• New lighting
• Doors and Hardware
• Code Compliance
FOOTHILLS CENTER:
• Improved perimeter wall and ceiling
treatments
• Re-raked, flexible floor to allow for flexible
use of the Bettiol Theater.

4
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ONEONTA THEATER CONCEPTS
ORCHESTRA PIT

A

B

STAGE

C

DRESSING ROOMS
A
B
C

A

B

5

BUDGET OPTIONS

GOOD

BETTER

BEST

OPTION A

OPTION B

OPTION C

6

3
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BUDGET OPTIONS

GOOD

$3.2M

BETTER

$6.3M

BEST

$10.3M

Oneonta
Theater

$3 Million ($90/SF) Oneonta $6 Million ($180/SF) Oneonta $10 Million ($300/SF)
Theater
Theater

Foothills

$200,000 ($35/SF) Foothills $300,000 ($50/SF) Foothills

$300,000 ($50/SF)

7

ALTERNATES
• ENLARGED ORCHESTRA PIT
• MECHANIZED ORCHESTRA PIT LIFT
• RECONFIGURED FLEXIBLE DRESSING ROOMS
• FLEXIBLE AUDIENCE SEATING
• TECHNICAL LIGHTING CATWALKS IN ATTIC
• RENEWABLE ENERGY (GEOTHERMAL)
• RENEWABLE ENERGY (ICE STORAGE)
8

4
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ONEONTA THEATER
9

GOOD: $3 MILLION
•
•
•
•
•
•
•
•

DEMOLITION:
BUILDING ENVELOPE:
INTERIOR FINISHES:
MEP UPGRADES:
STRUCTURAL UPGRADES:
ELEVATOR:
PERFORMANCE INFRASTRUCTURE:
FEES, CONTINGENCY, ESCALATION:

TOTAL:
% CONTINGENCY:
% ESCALATION:

$210,000
$314,000
$352,500
$560,000
$113,500
$420,000
$550,000
$480,000

$3,000,000
16%
6%

DESCRIPTION OF SCOPE:
• Remove wall between upper and lower
theaters.
• Focus on basic building necessities:
o MEP infrastructure upgrades.
o Repairs to facades and roof.
o Structural repairs/reinforcement.
o Code & ADA Compliance.
• Minor upgrades to stage/performance
infrastructure.
• Interiors of theater stabilized, basic
finishes used.
• Existing elements reused where possible
• Limited scope of new additive elements.
• Refurbished building entry signage and
marquee.
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SHADOWLAND STAGES
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BETTER: $6 MILLION
•
•
•
•
•
•
•
•

DEMOLITION:
BUILDING ENVELOPE:
INTERIOR FINISHES:
MEP UPGRADES:
STRUCTURAL UPGRADES:
ELEVATOR:
PERFORMANCE INFRASTRUCTURE:
FEES, CONTINGENCY, ESCALATION:

TOTAL:
% CONTINGENCY:
% ESCALATION:

$380,000
$660,000
$770,000
$1,150,000
$240,000
$880,000
$1,150,000
$770,000

$6,000,000
16%
6%

DESCRIPTION OF SCOPE:
• Interiors of theater kept in their current
state (to reveal rather than obscure the
building’s age).
• Improvements to audience seating &
comfort.
• More substantial upgrades to stage +
performance infrastructure:
o Rigging Linesets
o Gridiron structural upgrades
o AV, Acoustics, Lighting
• Removal of wall between upper and lower
theaters.
• Basic building systems upgrades.
• Refurbished building entry signage and
marquee.
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BAM HARVEY THEATER
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BEST: $10 MILLION
•
•
•
•
•
•
•
•

DEMOLITION:
BUILDING ENVELOPE:
INTERIOR FINISHES:
MEP UPGRADES:
STRUCTURAL UPGRADES:
ELEVATOR:
PERFORMANCE INFRASTRUCTURE:
FEES, CONTINGENCY, ESCALATION:

TOTAL:
% CONTINGENCY:
% ESCALATION:

$515,000
$1,135,000
$1,250,000
$2,025,000
$420,000
$1,500,000
$2,075,000
$1,080,000

$10,000,000
16%
6%

DESCRIPTION OF SCOPE:
• Restoration of interior plaster and
finishes in select areas within theater,
lobby, and public areas.
• Selective Restoration of historic elements,
wall moldings, trim.
• Enhanced upgrades on stage including:
• Stage Shell with custom finishes.
• Expansion of available linesets.
• Enlargement of Orchestra Pit.
• Expanded trap room below stage.
• Enhanced building entry signage,
marquee, lighting.
• MEP systems with zoned controls.
• New fixed audience seating.
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MANHATTAN SCHOOL OF MUSIC
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ONEONTA THEATER PROGRAM
ROOM

NET AREA

GROSS AREA

$/SF

COST

% TOTAL COST

% TOTAL AREA
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ONEONTA THEATER: TWO BUILDINGS
THEATER
BUILDING

APARTMENT
BUILDING

17

ONEONTA THEATER: SECTION
GRIDIRON
PROJECTION BOOTH

ATTIC

SOUND + LIGHT LOCK

BALC. 2
STAGE

RENTAL APARTMENTS

AUDIENCE CHAMBER
BALC. 1

RENTAL APARTMENTS
LOBBY

ORCHESTRA SEATING
BASEMENT STORAGE

BASEMENT STORAGE

DIMMER ROOM

ORCHESTRA PIT
TRAP ROOM

CONTROL BOOTH

CONCESSIONS &
THEATER ENTRANCE

SOUND + LIGHT LOCK
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ONEONTA THEATER: BASEMENT
AV RACK
ROOM
STAGE
TRAP
ROOM

MECHANICAL
ROOM

SOUND &
ELECTRICAL
LIGHTING
ROOMS
STOR.

ORCHESTRA
PIT

DIMMER
ROOM

CHAIR & RISER
STORAGE

BUILDING
STORAGE

BUILDING
STOR.
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ONEONTA THEATER: FIRST FLOOR
DRESSING ROOMS
1A, 1B, 1C, 1D

STORAGE
CONTROL BOOTH

DRESSING ROOM
STORAGE

STAGE

APRON

SOUND + LIGHT LOCK
FRONT-OF-HOUSE OFFICE
CONCESSIONS

ORCHESTRA LEVEL SEATING
(673 SEATS)

UNISEX RESTROOM
WOMEN’S RESTROOM
MEN’S RESTROOM

LOBBY

RETAIL
SPACE ‘B’
RETAIL
SPACE ‘A’
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ONEONTA THEATER: SECOND FLOOR
DRESSING ROOMS
2A, 2B, 2C, 2D
SOUND + LIGHT
LOCK

DRESSING ROOM
STORAGE

APARTMENT ‘2C’
(ONE BEDROOM)

FIRST BALCONY SEATING
(206 SEATS)
APARTMENT ‘2D’
(TWO BEDROOM)

APARTMENT ‘2B’
(ONE BEDROOM)

APARTMENT ‘2A’
(ONE BEDROOM)
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ONEONTA THEATER: THIRD FLOOR
DRESSING ROOMS
3A, 3B, 3C, 3D

SOUND + LIGHT LOCK

PROJECTION BOOTH

DRESSING ROOM
STORAGE

SECOND BALCONY SEATING
(170 SEATS)

SOUND + LIGHT LOCK

APARTMENT ‘3B’
(TWO BEDROOM)

APARTMENT ‘3A’
(THREE BEDROOM)
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FOOTHILLS CENTER
23

BUDGET OPTIONS

GOOD

$3.2M

BETTER

$6.3M

BEST

$10.3M

Oneonta
Theater

$3 Million ($90/SF) Oneonta $6 Million ($180/SF) Oneonta $10 Million ($300/SF)
Theater
Theater

Foothills

$200,000 ($35/SF) Foothills $300,000 ($50/SF) Foothills

$300,000 ($50/SF)
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FOOTHILLS CENTER
•

IMPROVEMENTS TO
PERIMETER WALL
AND CEILING
TREATMENTS

25

FOOTHILLS CENTER
•

CONVERSION TO
FLEXIBLE FLOOR

•

TO ALLOW
ALTERNATING
BETWEEN
MULTIPURPOSE AND
EXPOSITION EVENTS
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FOOTHILLS CENTER
•

CONVERSION TO
FLEXIBLE FLOOR

•

TO ALLOW
ALTERNATING
BETWEEN
MULTIPURPOSE AND
EXPOSITION EVENTS
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DOWNTOWN ONEONTA SITE PLAN

ARTS DISTRICT

28

14

2/19/2019

FEASIBILITY STUDY

FEASIBILITY STUDY FOR A
RENOVATED ONEONTA THEATRE
Greater Oneonta Historical Society
Friends of the Oneonta Theatre
ONEONTA, NEW YORK

February 19, 2019
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FEASIBILITY STUDY
FOR A RENOVATED
ONEONTA THEATER
February 19, 2019
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